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THE UNEARNED INCREMENT IN GARY 

IN view of the wide interest in the single tax and the special 
taxation of land, there has been a curious lack of study 
of actual land-value movements. Special land taxes, par- 
ticularly increment taxes, are rapidly becoming popular. Yet 
little effort has been made to study quantitatively and intensively 
the size and nature of the increments so much discussed. The 
pages which follow present the results of an attempt to deter- 
mine as exactly as possible the increase in land values in the 
industrial city of Gary, Indiana, and to estimate what portion of 
that increase may properly be termed an " unearned increment." 1 
A number of characteristics commend Gary as a promising 
field for such a study. Its age, ten years, is great enough for 
the effects upon land values to become apparent and yet short 
enough for the statistics to be of manageable proportions. The 
absence of development prior to 1906 makes it possible to begin 
the story with practically a clean sheet and to attribute with 
safety the conditions now present to the activities of this partic- 
ular enterprise. The absence of other industrial plants sim- 
plifies the problem, and the presence of company control over 
so large a share of the development makes the example more 
convincing and forceful. 

The first part of the problem is to determine the value in 
1906 of the land now included within the limits of the city of 
Gary. In spite of two serious obstacles, it is possible to de- 
termine this figure with fair accuracy. The first difficulty is 

1 The investigation of the Gary situation was undertaken at the request and with 

the support of Mr. Richard S. Childs, For letters of introduction and for assistance 

in gathering material the writer desires to thank Mayor John Purroy Mitchel, of New 

York; President Butler and Dean Keppel, of Columbia University; Judge E. H. 

Gary, chairman of the board of directors, and Mr. Raynal C. Boiling, general 

solicitor of the United States Steel Corporation; Mr. E. J. Buffington, president of 

the Illinois Steel Company; Captain Norton, manager, and Mr. L. W. McNamee, 

auditor of the Gary Land Company; Mr. Lawson Purdy, chairman of the Board of 

Taxes and Assessments of New York, and various officials and citizens of Gary too 

numerous to mention. 
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THE UNEARNED INCREMENT IN GARY 8 1 

the reluctance of the steel officials to give exact information. 
The use of data secured from outside sources, however, checks 
the accuracy of the approximate figures furnished by them. 
The other obstacle is that much of the land did not change 
hands in 1906. Its value is learned through the testimony of 
persons intimately acquainted with real-estate conditions as they 
existed at that time. 

The present area of Gary is 18,749 acres. 1 The steel com- 
pany began operations by acquiring title to about one-half of 
this area, some nine thousand acres. 3 This tract extended east 
and west along the lake front for approximately seven miles, 
and south from the shore a distance varying from two to two 
and one-half miles. A sluggish stream divides the tract length- 
wise, and the northern part, including all of the water front, is 
distinctively the industrial area. The southern portion is de- 
voted especially to the city proper. Still further south lies that 
part of the town, now highly developed in parts, which was 
never under company ownership. 

The land was unsuited to agriculture and was practically un- 
inhabited in 1906.3 But in spite of this, the steel company was 
forced to pay a very large sum for it. Local historians assert 
that the whole countryside was purchased about sixty years 
ago for one dollar per acre, and that thirty-five years were re- 
quired to increase values to fifty and one hundred dollars per 
acre. By 1906, however, the tract had fallen into the hands of 
persons who realized fully its potential value as a site for a great 
industrial plant 4 — situated, as it is, where by a short belt line it 

1 According to information furnished by the city engineer, based however on no 
exact survey, there are 19,840 acres within the city limits, of which about 1091 are 
covered by water. 

2 Judge Gary declined to give exact figures in several instances, but in all cases 
approximate statements were obtainable from company sources. 

3 In the south-western corner of the present city there was a little German settle- 
ment known as Tolleston, with less than two hundred inhabitants. A large part of 
the land was leased to a gun club. 

*A considerable portion of the tract was controlled by the stock -yards interests of 
Chicago, which had acquired land in this region with a view to removing from Chi- 
cago at the time of a dispute with the Chicago Junction Railway about twenty-five 
years ago. 
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connects with every trunk line entering Chicago, and by an 
artificial harbor with the carriers on the lakes. 

The prices paid by the steel corporation, according to state- 
ments of company officials, varied from $500 to $2000 an acre, 
averaging about $800. Information from individuals concerned 
in the purchase but not now connected with the company makes 
$350 and $1500 an acre the extreme prices and $814 the aver- 
age. 1 The difference between the averages is slight and the 
company figures may safely be accepted as substantially accu- 
rate. Pressed to state exactly the total original cost of the 
company tract, one of the officials replied that it closely ap- 
proximated $7,200,000. 

This price was paid, moreover, in spite of every precaution 
to preserve secrecy. The story of the acquisition of the various 
parcels is a complicated and interesting bit of business history. 
Negotiations were carried on with the owners through secret 
agents who succeeded in making several of the purchases only 
after long maneuvering. At one time the suggestion of a con- 
demnation suit 2 brought results. Transactions were settled in 
cash rather than by check even though in one case this involved 
carrying $1,300,000 in currency through the streets of New 
York in a handbag. The prevalent impression that the land 
was acquired for a song is mistaken. A considerable portion 
of the tract was in fact in the hands of persons waiting for just 
such a customer as the steel corporation, and possessing the 
means to hold their land until it appeared. 

Every one consulted agreed that the 9749 acres now within 
the city limits of Gary, but lying outside the tract originally 

'This information, based upon the recollection of individuals concerned in the 
sales, is cumulated in the following table : 
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9664 $814 $7,870,000 

2 Part of the land was needed for railway purposes. 
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purchased by the company, was worth decidedly less than the 
company land. As to how much less, opinions varied widely. 
The county assessor cites acreage tracts located on what is now 
the main street of Gary which were sold for taxes amounting 
to only 87 cents per acre. The estimate of Mr. A. F. Knotts, 
who bought generously in this tract at the time, is of particular 
value. He states that he could have purchased the entire tract 
for prices ranging from $50 to $75 per acre, and that an allow- 
ance of $75 per acre would be liberal. On this basis the cost 
in 1906 of the land now within the city limits but not acquired 
by the steel company would have been $731,175. Adding this 
to the price of the company tract, $7,931,175 is the result. As 
nearly as can be ascertained, therefore, the entire area of the 
city of Gary could have been purchased in 1906 for approxi- 
mately eight million dollars. 

In order to estimate the present value of the land in Gary, 
it is necessary to take the assessment of land for taxation 
and qualify the figures according to the testimony of those 
familiar with local real-estate values. Happily, land is assessed 
separately from improvements, but unfortunately assessments 
are not made on a full-value basis. Indeed, the value of land 
in Gary, according to the assessment of 191 5, is only $8,004, 
145, but little more than was paid for approximately one-half 
the area of the city in 1906! No one, of course, pretends 
that this represents the true selling value of the land. The 
local assessor states that the assessment is only about 20 ft 
of full value. Three of Gary's leading real-estate men are 
of the opinion that the assessment in 191 5 averaged one-fifth 
the true selling value of the land. A member of the board of 
review which passed upon the 191 5 assessment believes the 
assessed value to be between 20 fy and 25 ft of the true value. 
The estimates of six other well-informed persons vary between 
16 fo and 25 ( jo. Accepting 20 <jo as the consensus of all these 
judgments, the total land value of Gary today amounts to 
$40,020,725. 

This figure includes value of all land used by the steel cor- 
poration itself, excepting Kirk Yard, the switching yard for the 
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steel belt line, which is centrally assessed. The purpose of 
this study, however, is primarily to determine the increase in 
value of the land outside the plant gates, since the company is 
not in a position to realize on the increase in value of plant 
land. The value of plant sites should therefore be eliminated 
both from the original cost and from the present assessment 
total. According to the assessment rolls, the plant sites occupy 
1 595.9 acres. 1 Adding the area of Kirk Yard, estimated at 300 
acres, at $800 per acre, the original cost of the land was $1,516, 
720. This leaves $6,414,455 as the value in 1906 of the non- 
plant land. (It should be noted that the use of the average 
acreage price is over- conservative because the plant land, lying 
on the lake shore, was the most expensive portion of the orig- 
inal company tract). Subtracting the 191 5 assessed value of 
this plant land ($1,314,965) from the total assessment ($8,004, 
145) the remainder ($6,689,180) is the assessed value of the 
non-plant land. Raising this to full value, $33,445,900 is the 
result. 

It appears that the land beyond the mill gates in Gary was 
worth in 1906 not more than six and one-half millions ($6,414, 
455) and that today its selling price is about thirty-three and 
one-half millions ($33,445,900), an increase of twenty-seven 
millions ($27,031,445). 

Parenthetically it may be well to show how public revenue 
has been collected in Gary, in order to appreciate the burden 
under which the city has labored while the increment was devel- 
oping. Table I gives a statement of the cash receipts of the 
city over a series of years. Special assessments and general 
taxes, furnishing approximately equal sums, are seen to have 
produced almost all the revenue. 

1 The acreage and assessed value of the land of the steel properties stand on the 
assessment rolls as follows: 
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ASSESSED VALUE 


Indiana Steel Company 


1,172.8 
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.025,135 


American Sheet and Tin Plate Company 


204.1 




102,595 


American Bridge Company 


I43-I 




97.655 


Illinois Steel Company (for Universal 








Portland Cement Company) 


75-9 




29,580 



Total 1,595-9 $1,314,965 
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1909 
1910 
1911 
1912 

1913 
1914 
1915 



$35,704-74 
89,493.76 
258,245.45 
236,117.98 
404,944.45 
367,371.48 
417,624.57 



Table I 

CASH RECEIPTS, 1909-I915 1 
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Table II 

RATES OF TAXATION * 

(Cents per $100 of assessed value) 
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1 It is impossible to give a full and balanced financial history of Gary, for the rec- 
ords have been kept in the most careless fashion. It was only by searching through 
a mass of unclassified documents in the vault of the city clerk that the incomplete 
data presented in the table were obtained. 

The figures given consist merely of current cash receipts, the receipts from loans 
and inter-fund transfers having been eliminated. The fiscal year coincides with the 
calendar year. 

'This figure is doubtful. It is designated " Received — Street Improvements." 

3 Liquor licenses only. 

4 The year given is the year when the taxes are collected, the period of payment 
beginning January I of each year. The assessment is made during the preceding 
year; e. g., the tax rate for 1916 is levied on the assessment for 1915. 

6 Part of the city of Gary once lay within the township of Hobart. From 1908 to 
1912 the total rate upon property in that section differed from that lying in Calumet 
township, as follows: 1908, 24 points higher; 1909, 21 points higher; 1910, 19 
points higher; 1911, one point lower; 1912, 19 points higher. 
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The rates of taxation which have obtained are set forth in 
Table II and the assessed value of property in Table III. The 
tax rates should be considered in the light of the great under- 
valuation. Assessed value is said always to have been approxi- 
mately twenty per cent of the full value. 







Table III 
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1907 
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$30,200 
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.... 


11,611,300* 
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3,209,940 


15.305,405' 
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7,944. 790 3 


4,296,675' 
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4,6oi.995 


4,l6l,243 


17,426,838* 
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7,778,020 


4,857.420 


.... 


22,259,295' 
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8,004,145 


7,980,275 




28,21 1, 440 2 



The amount of the outstanding municipal debt on January 1, 
1916, was $225,500. This figure, however, does not take into 
account the special-assessment indebtedness. 

Having arrived at an estimate of the total increase in the 
land values of Gary and having shown the tax burden which 
has been present, the next step is to attempt to evaluate the 
contributions of those who have aided in the development of 
the increment. There have been expenditures by the municipal 
government, by the Gary Land Company, and by private indi- 
viduals, which have been reflected directly in the increase in 
land values and which were made in the expectation that they 
would be recouped from that increase. If such of these ex- 
penditures as were necessary to the development of the land 

1 The year given is the year in which the assessments were made and not the year 
in which the taxes, levied on these assessments, were collected. Thus the 1915 figures 
were the base upon which the 1916 levy was made. 

•From copy of official abstract in office of county assessor at Crown Point. 

3 From official abstract in office of state auditor at Indianapolis. 

* From annual reports of departments, Gary, 1910. 

'From the records of the state auditor. The last figure in the Total column may 
be a 6 instead of an 8. 
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values should be subtracted from the twenty-seven-million- 
dollar increment, the result would fairly represent the " net " 
increment of Gary. What are the subtractions, then, which 
should be allowed? 

In most discussions of special land tax it is customary for 
the opponents of the measures to assert that increments would 
be largely canceled if such contributions were taken into ac- 
count ; that increments are in a very real sense " earned " by 
the owners, who assume certain risks, " endure the lean years," 
exercise foresight, " develop " the real estate, pay taxes on 
non-revenue-producing property etc. 1 However, the strongest 
arguments supporting the position that increments are " earned " 
can be advanced with more confidence in the case of agricultural 
land than in the case of city land. Some arguments which have 
a sound basis in the case of a city of the ordinary type appear 
groundless when an industrial city like Gary is the case in point. 
Gary has been aptly termed " a city by decree." The decision 
of a board of directors established it and determined its loca- 
tion and its approximate size. These are the elements which 
are the very foundation of land speculation — the place where 
the center of population is to be and the size of that population 
center. In the case of new industrial cities, these factors are 
known beforehand with a considerable degree of definiteness. 
There is not the ordinary justification, therefore, for the pres- 
ence of a group of speculators as risk-takers. The economic 
basis for their activity is almost non-existent. 

In considering the subtractions, the allowance to be made 
for the expenses of laying out the city and administering the 
land system may first be discussed. Today the development 
of most cities is planned and administered by private individuals 
who take their reward in increased land values. No one can 
doubt that this is a bunglesome and expensive method. In 
Gary these functions have been performed for a large part of 
the city at a very slight expense by the Gary Land Company, 
the real-estate subsidiary of the Illinois Steel Company. One 

1 For recent treatment of this problem cf. T. S. Adams, "Tax Exemption through 
Tax Capitalization," American Economic Review, vol. vi, pp. 281-282, and Carl 
C . Plehn, Transactions of the Commonwealth Club of California, vol. xi, p. 360. 
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of the surprises which awaits any investigator of conditions in 
Gary is the success of the land company. It supplies building 
sites in its tract fully as satisfactorily as do real-estate men in 
other portions of the city. In making an estimate of the " net " 
increment, some allowance should be made for such necessary 
expenses, but the amount of this allowance would be so slight 
as to be almost negligible — a few hundred thousand dollars at 
most. 

There are still at least two other contributions to the incre- 
ment which must be deducted from the gross amount. Both 
are of a financial nature. In the first place, the speculator* 
assumes title to land which he believes will advance in value and 
pays current taxes while receiving no income, in the hope of re- 
coupment at the time of sale. He also assumes responsibility 
for the installation of improvemens, usually paid for on the 
special-assessment principle. 

The first point, that of making deductions from the increment 
for the advance payment of taxes, raises several interesting the- 
oretical problems which appear never to have been adequately 
considered. What is the influence of these payments upon the 
magnitude of the increment? Do they increase it or decrease 
it? Do they affect it at all ? This is not the place to undertake 
a full discussion of these problems. Suffice it to say that there 
are probably good grounds for the view that these payments 
constitute in effect fees paid for the privilege of speculating on 
the changes in the price of land. The city receives the fees, 
and the owner normally sells the land at an advance. The net 
result is a recoupment of the increment to the amount of the 
proceeds of the fees. It follows that such payments should be 
deducted. 

Here again, however, the amounts involved are inconsiderable. 
The total of all tax levies on land in Gary since the founding 
of the city amounts to less than two million dollars. 2 A liberal 

1 The term " speculator " is used to cover the entire group of beneficiaries of the 
increment under the conditions which obtain at present. 

* This does not include the taxes on the land before the city was established, for the 
entire value in 1906 is subtracted from the present value in the calculations. The 
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estimate would place the taxes paid in advance of use for the 
privilege of speculating at not more than half that sum, or one 
million dollars. 

In addition to services in administering the land system and 
in paying taxes on non-revenue-producing property, the benefi- 
ciary of the increment ordinarily contributes to the increase by 
providing local improvements. If the owner equips his lot 
with pavements, sewers and sidewalks, and the value is increased 
thereby, no one will object to deducting the cost from the in- 
crease in calculating the unearned increment. The question 
whether assessments paid for worn-out improvements should be 
deducted does not enter as a factor of moment in this case, 
because of the youth of the city. Sometimes, of course, im- 
provements are so injudiciously made as not to increase the value 
of the land by an amount equal to the cost. This, unfortu- 
nately, has happened in several cases in Gary, but the amount 
involved is so small that it may safely be ignored. 

Local improvements in Gary have been provided through 
the co-operation of the public authorities and the Gary Land 
Company. At the beginning of 1915, Gary had 225 miles of 
streets, improved and unimproved, including 76.5 miles of paved 
city streets and 45.5 miles of county roads, a total of 122 miles 
of improved roads and streets. Approximately four miles of 
streets were improved during 191 5, raising this figure to 126 
miles. Sewers had been installed to the extent of 57.8 miles. 
There were 122.3 miles of cement sidewalks. The area of parks 

figure was obtained by applying the total tax rates to the assessed values of land. 
The levies on land stand as follows : 



1908 


$51,779-55 


1909 


66,537.70 


1910 


72,300.25 
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75.772-3° 
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298,028.01 
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312,924.73 


1914 


365.603.92 


1915 


348,455-30 


1916 


338.575-33 




$1,929,977.09 
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and playgrounds was 60 acres. 1 Substantially all of this equip- 
ment, except the county roads and part of the parks, had been 
financed without recourse to the proceeds of the millage rate 
on property. 

The Gary Land Company constructs its own local improve- 
ments and recoups itself through land sales and rentals. The 
city constructs the street improvements and sewers in the re- 
maining portion of Gary under the special-assessment plan. 
Prior to January I, 191 6, the expenditures of the Gary Land 
Company for local improvements were approximately $1,730, 
000, distributed as follows : 

General clearing and grading $180,000 

Street paving, sidewalks, gutters and curbs 1,050,000 

Sewers 410,000 

Trees and top dressing 90,000 

Total $1,730,000 

The total cost of street improvements constructed by the city 
has been $2,157,963.75, and the cost of the sewers has been 
$1,340,606.80; the total being $3,498,570.55. All but $215, 
907.85 of this sum has been met by special assessments, that 
amount being contributed from general revenues to meet the 
cost of improving intersections. A small amount of sidewalk 
has been privately constructed at an estimated cost of $13,050. 
Subtracting the intersection cost and adding the cost of pri- 
vately constructed sidewalks, the city's figure becomes $3, 
295,712.70. Adding the Gary Land Company's expenditure, 
$5,025,712.70 is the result. 

Still another modification must be made, however. While 
all the expenditures of the Gary Land Company for street im- 
provements may reasonably be expected to appear in increased 
land values, this is not true of the city expenditures for such 
purposes ; for a considerable portion of the special assessments 
remains uncollected and undoubtedly operates to depress land 
values by approximately that amount. Special-assessment 
bonds have been issued to the sum of $1,979,166.56. Strangely 

•Annual Reports of the Heads of the Departments of the City of Gary, 191 4, p. 51. 
The exact figures for 1916 had not been compiled by the city engineer. 



No. i] THE UNEARNED INCREMENT IN GARY Qr 

enough, the city has no exact record of the number of these 
bonds which have been redeemed. An estimate furnished by 
the controller's office places the amount outstanding at one 
million dollars. Deducting this from the total arrived at in the 
preceding paragraph, the figure representing the portion of 
increment " earned " through expenditures for local improve- 
ments, and therefore to be deducted from the total, is fixed at 
approximately four million dollars ($4,025,712.70). 

The results of the preceding analysis may now be consoli- 
dated. The market value in 1906 of the land in Gary, excluding 
that occupied by the plants of the steel corporation, is estimated 
at $6,414,455, and the present value at $33,445,900. The 
increase in the ten-year period, therefore, amounts to $27,031, 
445. The examination of the value of the services rendered 
by those who have come into possession of this increment 
indicates that an allowance of perhaps $200,000 should be 
made for necessary administrative expenses, that not more than 
$1,000,000 should be credited because of taxes advanced on 
unused lands, and that $4,025,712.70 should be allowed as hav- 
ing been paid by land owners for local improvements. The 
total money value of the services of these beneficiaries of the 
increment amounts then to $5,225,712.70. The amount of the 
increment which might conceivably have been conserved is thus 
found to be $21,805,732.30. 

While many of the items underlying this result are more or less 
arbitrary estimates, it is believed that they err on the whole 
in the direction of reducing the unearned increment. In addi- 
tion some elements in the situation have been entirely ignored. 
No account has been taken of interest upon the sums invested. 
What allowance should be made for this, it is difficult to deter- 
mine, for it is not as though the outlay were bringing in abso- 
lutely no return. What account should be taken of that portion 
of the city which began to yield ground rents almost immed- 
iately? It would be a conservative estimate indeed which would 
not concede the ground rents in Gary today to equal a fair 
return upon the original outlay. Much the same thing can be 
said regarding a deduction for interest on the cost of local im- 
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provements. For the most part, the value of improvements is 
probably being reflected in the ground rents. The whole item 
of interest can accordingly be ignored as immaterial. 

Another neglected factor is the effect on the increment of the 
change in the general level of prices. Some of the increase in 
land value is due merely to the depreciation in the value of 
money. The Bureau of Labor's index number of wholesale 
prices is 88 for 1906 and 100 for 1915.' On this basis, the 
$6,414,455 representing the 1906 value of the non-plant land 
would be equivalent to $7,289,153 in 1915,3 difference of 
$874,698. Subtracting this from the last estimate of the incre- 
ment ($21,805,732.30), a remainder of approximately twenty- 
one million dollars ($20,931,034.30) stands as the final estimate 
of the " unearned " increment which has accrued in Gary in the 
first ten years of its history. 

The main purpose of this paper is attained when the approxi- 
mate amount of the unearned increment is determined as closely 
as possible. However, the figures disclose a situation full of 
interesting possibilities. If Gary is typical of the new industrial 
cities 2 now being so rapidly developed, does there not exist 
here an opportunity to conduct single-tax experiments under 
conditions peculiarly fair and favorable ? Cannot some method 
be evolved which, in cities like Gary, will without the confisca- 
tion of property rights secure for public purposes a substantial 
share of the land rent? As Professor Alvin S. Johnson has 
pointed out,3 there is a notable scarcity of economists among 
the single-taxers, his explanation being the reluctance of the 
fraternity to jeopardize a predominantly middle-class invest- 
ment. A host of others beside economists refrain from the 
single-tax movement for the same reason. To the large num- 
ber who appreciate the desirability of devoting a large share of 
land rent to public purposes but who shrink from disturbing 

1 Bulletin of the Bureau of Labor Statistics, Whole Number 200, Wholesale 
Prices Series, no. 5, p. 13. 

2 A study recently made by Mr. H. S. Swan of the land values and public expen- 
ditures of Lackawanna, N. Y., yields results very similar to those found in Gary, 

• The Case Against the Single Tax, Atlantic Monthly, vol. cxiii, pp. 27 et sea, 
(January 1914). 
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vested interests, a plan for conserving increments without con- 
fiscation should appeal strongly. 

The opportunity should be particularly attractive to business 
leaders in a position to dictate the policies of new industrial 
cities. 1 Many of the industries of the United States have 
reached a stage where they can afford to ignore the minor con- 
veniences of existing cities and can build new cities of their 
own, developing these conveniences on the spot most advanta- 
geous as to markets and materials. The opportunity afforded 
for preliminary planning of these industrial cities is at present 
largely wasted. Remarkable possibilities are open when it is 
known beforehand that a city of a given size is certain to develop 
on a particular site. 

To discuss fully the relative merits of various plans for con- 
serving the increment would expand this paper unduly. At 
least four possible ways of accomplishing the end appear practi- 
cable, and they are briefly stated, in order to furnish a basis for 
possible discussion. 

First, a sales system might be used under which the lots 
would be sold by the company at the highest possible prices 
and the profits turned over to some properly constituted public 
authority for general purposes. If the company's plans were 
definitely announced, a very substantial sum might be realized 
in this fashion. To avoid sacrifices of values, the policy of 
distributing the sales over a considerable period would have to 
be adopted. There would be involved also the problem of 
providing for those persons who prefer to rent rather than buy. 

Second, a heavy land tax might be imposed. If, before any 
land was sold, a policy of special tax burdens on land was 
announced, those burdens would be discounted, and providing 
they were less than the value of the expected future rents, the 
land would be taken over by purchasers on a basis which might 
yield to the public treasury a very large proportion of the 
ground rents. 

1 The growth of these industrial cities is a phenomenon interestingly discussed by 
Graham R. Taylor in his book called Satellite Cities (New York, D. Appleton & 
Company, 1915). 
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Third, increment taxes might be utilized in place of rates on 
all land values, the burden of special taxation being placed 
upon the increases in land values above a given datum line. 
Probably less could be conserved in this fashion than under the 
second plan. 

Fourth, the title to the land might be vested in some public 
authority and the land leased to persons who would agree to 
improve it under proper restrictions. The great disadvantage 
of this plan is that it would probably weaken the incentive to 
home ownership. In this connection it may be observed that 
the Gary Land Company has found difficulty in selling its 
houses, the steel workers apparently preferring to rent rather 
than to buy. This fourth plan is the only one which could 
be expected to secure for common purposes the entire increase 
in the value of the land. 

No one plan would fit all circumstances, but among the four 
there appears to be ample opportunity for adaptation to vary- 
ing conditions. Certainly the prize to be gained is of sufficient 
value to be worthy of serious endeavor. 

Robert Murray Haig. 

Columbia University. 



